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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed conversion of barn to domestic accommodation, construction of a two storey link extension between barn and house and removal of existing single storey extension on SW elevation of the house. (Resubmission of 3/2022/0426.)

	Site Address/Location:
	Slack Farm, Settle Road, Newsholme. BB7 4JF

		

	CONSULTATIONS: 
	Parish/Town Council

	Newsholme and Paythorne Parish Meeting:
	Consulted on 10/5/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection.

	

	LCC Footpaths:
	Consulted on 10/5/23 – no response.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH4 - The Conversion Of Barns And Other Buildings To Dwellings
Policy DMH5 – Residential And Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/1184:
Proposed construction of new agricultural building (calf housing) (Approved)

3/2022/0426:
Proposed conversion of barn to domestic and construction of link extension between barn and house (Approved)

3/2016/0020:
Extension to existing dairy cattle building and new silage clamp (Approved)

3/2012/0430:
Proposed extension to existing dairy cattle unit (Approved)

3/2010/0951:
Proposed erection of two 18m, 20Kw wind turbines (Approved)

3/2010/0049:
Application for the discharge of condition no. 2 (materials) of planning consent 3/2009/0997P (Approved)

3/2009/0997:
Proposed agricultural building approx. 45.72m x 31.39m x 8.8m high to the ridge and 3.65m to the eaves (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a farmstead situated on the North-eastern outskirts of Newsholme. The farmstead comprises a farmhouse, adjacent barn building and numerous agricultural buildings. Access to the application site is from the North-west from Settle Road via an access track. The neighbouring bungalow property of Woodridge lies approximately 40 metres away to the East of Slack Farm. The application site lies within an isolated location within the open countryside with the wider area around the farmstead comprising a mixture of agricultural land, woodland and open countryside.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a two storey link extension between Slack Farm and a directly adjacent barn building. An existing mono-pitched side extension adjoined to the South-western gable end of Slack Farm is to be demolished as part of the proposal.


	Principle of Development:

Policy DMH4 of the Core Strategy provides the relevant criteria and guidance with regards to the conversion of barns and other agricultural buildings to dwellings. In this instance the proposal involves the conversion of a barn building to facilitate the extension of an existing farmhouse property therefore it is acknowledged that not all of the criteria points within Policy DMH4 will be applicable in this case.

Notwithstanding this, Policy DMH4 requires barns and other agricultural buildings to be converted to be structurally sound and capable of habitation without the need for extensive building. In addition, the same policy carries a requirement for existing nature conservation aspects of the buildings to be properly surveyed and where judged to be significant, preserved, or if this is not possible, then any loss adequately mitigated. 

In this instance, a bat survey has been carried out and submitted in support of the application which shows that the proposed conversion of the barn building would not lead to any adverse impact upon protected species or any other aspects of nature conservation. In addition, a structural report has been provided which shows the barn building in question to be structurally sound and capable of habitation.

Taking account of the above, the proposal would satisfy the relevant criteria within Policy DMH4 and as such is considered to be acceptable in principle, subject to an assessment of additional material planning considerations.


	Residential Amenity:

Ground and first floor windows are proposed for the barn building and link extension, all of which would solely provide views into the farmstead without compromising the privacy of the nearest neighbouring property of Woodridge. As such, it is not considered that the proposal would be harmful to the amenity of any neighbouring residents.


	Visual Amenity:

Paragraph 130 of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

Furthermore, Policy DMG1 of the Ribble Valley Core Strategy states:

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style [and] consider the density, layout and relationship between buildings.’

Moreover, Historic England guidance in relation to adapting traditional buildings states: 

“Whether contemporary in design or based on an existing structure, extensions and new buildings should be subordinate in scale and relate to the massing and character of the existing farmstead group…it would not normally be good practice for new work to dominate the original asset or its setting in either scale, material or as a result of its siting...new features added to a building are less likely to have an impact on the significance if they follow the character of the building.”

The barn building comprises existing ground and first floor openings on its rear South-eastern elevation which are to be utilised as windows as part of the conversion. An existing window opening on the North-eastern gable end of the barn is to be utilised as a doorway which would provide access between the barn and proposed link extension. As such, the proposed conversion would make good use of the barn’s existing openings. New ground and first floor window openings are proposed for the front North-western elevation of the barn and a single timber door with stone surrounds is also proposed for the rear elevation of the barn. The proposed front window openings would be identical to the proposed rear window openings in terms of their size, layout and design and the proposed rear door would be respectful to the age and character of the barn. As such, the new openings proposed for the barn are considered to be acceptable.

The proposed link extension comprises a minor increase in height on the previously approved proposal however the eaves and roof ridge of the extension would be set well below the eaves and roof ridge of the barn and farmhouse. In addition, the link extension would comprise a relatively modest footprint with its front elevation set back from the principal elevation of the farmhouse. The sloping roof pitch of the extension would mirror the sloping roof gradient of the barn and farmhouse and the extension’s rear windows and front timber door would be in keeping with the fenestration and design of the windows and door proposed for the barn. Furthermore, the extension would consist of random natural stone, natural stone roof tiles and black cast iron gutters and downpipes, all of which would be in keeping with the external appearance of the farmhouse and barn. As such, the proposed link extension would read as an appropriate and subservient addition to the farmstead and would sufficiently integrate with both the farmhouse and barn.
In addition, the extension would be set back approximately 200 metres from Settle Road whereby it would only be viewable from a small section of the Public Right Of Way which crosses through the application site therefore the visual impact of the proposed development would be relatively low.

Accordingly, it is not considered that the proposal would be harmful to the character of the farmhouse, barn or visual amenities of the immediate or wider area.


	Landscape/Ecology:

A Preliminary Roost Assessment bat survey carried out on 18/5/22 found no evidence of any bat related activity in or around the barn building to be converted which was assessed as holding negligible bat roosting potential. In addition, no evidence of nesting birds was observed on site. As such, no further survey work in relation to bats or birds is deemed necessary.


	Highways:

Lancashire County Council Highways have reviewed the proposal and have no issues with the proposed development in relation to vehicle access and parking arrangements. As such, it is not considered that the proposal would have any undue impact upon highway safety.


	Other Matters:

Public footpath 3-28-FP5 runs through the application site. The response from LCC Highways states that the footpath in question conflicts with an existing agricultural building on site however it is acknowledged that the footpath in question is not affected by the proposed development. Notwithstanding this, the LHA have made recommendations for the applicant to make contact with Lancashire County Council's Public Rights of Way section prior to commencement of the proposed development. Lancashire County Council's Public Rights of Way team have been consulted as part of the current application however no response has been received to date. A previous response from the PROW team received as part of previously approved planning application 3/2022/0426 acknowledged the aforementioned conflict between the footpath in question and existing agricultural building on site.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would not be harmful to the amenity of any neighbouring residents, nor would the works proposed result in any harm to the historic character of the barn building or visual amenities of the area.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted subject to the imposition of conditions.
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